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Executive Summary 

Soundview Consultants LLC (SVC) is assisting Orchard Hill Redmond LLC (Applicant) with a 
wetland delineation and fish and wildlife habitat assessment and mitigation planning with for the 
proposed residential redevelopment of a 6.72-acre site located at 9859 Redmond Woodinville Road 
NE in the City of Redmond, Washington.  The subject property is situated in the Southeast ¼ of 
Section 35, Township 26 North, Range 5 East, W.M. (King County Tax Parcel Numbers 0225059135, 
3526059123).  

 
SVC investigated the subject property for the presence of any potentially-regulated wetlands, 
waterbodies, fish and wildlife habitat, and/or priority species in the spring and summer of 2021.  Using 
current methodology, the site assessment identified and delineated the boundaries of three potentially-
regulated wetlands (Wetlands A-C) and one potentially-regulated drainage (Stream Z) on the subject 
property.  Additionally, one potentially-regulated wetland (Wetland 1) was identified offsite within 300 
feet of the subject property.  Based on the site inspections and an analysis of remote sensing data, 
Wetlands A, C, and 1 are classified as Category III slope wetlands with low habitat scores of 5 points 
and subject to standard 60-foot buffers per Redmond Zoning Code (RZC) 21.64.030.B.2 Table 
21.64.30A.2 when minimization measures outlined under RZC 21.64.030.B.3 Table 21.64.30A.3 are 
implemented.  Wetland B is classified as a Category II depressional wetland with a moderate habitat 
score of 6 points and subject to a standard 110-foot buffer per RZC 21.64.030.B.2 Table 21.64.30A.2 
when minimization measures outlined under RZC 21.64.030.B.3 Table 21.64.30A.3 are implemented.  
All appropriate minimization measures will be implemented for residential lots adjacent to the 
identified wetlands.  Stream Z is classified as a perennial, Class IV waterbody per RZC 
21.64.020.A.2.d.iv and is subject to a standard 36-foot buffer per RZC 21.64.020.B.3 Table 21.64.020.  
No other potentially-regulated wetlands, waterbodies, or fish and wildlife habitat were identified on 
or within 300 feet of the subject property. 

The proposed project is for residential redevelopment of the subject property with a 15-lot residential 
plat and associated infrastructure including internal site access and utilities.  The proposed project has 
been carefully designed to avoid impacts by utilizing developable upland areas onsite to the greatest 
extent feasible and by utilizing elevated, bottomless, spanning culvert and stream crossing designs to 
avoid in water work, locating the proposed stream crossing outside of Wetland A, utilizing buffer 
averaging permitted under RCZ 21.64.030.B.5 and RCZ 21.64.020.B.6, and by locating the proposed 
utility line outside of the highest functioning Wetland (Wetland B) onsite.  Direct impacts to all of the 
identified critical areas (Wetlands A, B and C, Wetland 1, and Stream Z) are avoided entirely.  
However, due to the centralized location of Stream Z and Wetland A, and the encumbrance of the 
identified critical areas and associated buffers over a majority of the site, complete avoidance is not 
feasible.  In order to accommodate the proposed project, minor indirect impacts to Stream Z are 
necessary and unavoidable to provide required frontage improvements along Redmond Woodinville 
Road NE and necessary site access from the northern portion of the subject property to the southern 
portion of the subject property.  The proposed frontage improvements require the minor extension 
of an existing stormwater discharge culvert underneath Redmond Woodinville Road NE, and the 
proposed access road requires crossing Stream Z.  Additionally, the proposed project requires minor, 
temporary impacts to the buffers of Wetlands A - C and Stream Z from grading associated with the 
proposed development and utility installation.  To minimize temporary impacts during construction, 
all appropriate Best Management Practices (BMPs) and Temporary Erosion and Sediment Control 
(TESC) measures will be implemented throughout the duration of construction. 
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Non-compensatory mitigation to help offset indirect impacts to Stream Z and temporary impacts to 
the buffers of Wetlands A ð C and Stream Z will be provided through a combination of buffer 
restoration for Wetlands A-C and Stream Z, and wetland and stream enhancement for Wetland A and 
Stream Z.  The existing buffer areas onsite are largely degraded due to the presence of maintained 
lawns and non-native invasive species.  As such, restoration of the buffers of Wetland A and Stream 
Z is proposed through the removal of non-native invasive vegetation and planting of a native plant 
community.  Additionally, Wetland A will be voluntarily enhanced through the removal of non-native 
invasive vegetation and planting of a native plant community.  Further, portions of the buffers of 
Wetlands B and C temporarily impacted during utility installation will be restored with native plantings.  
Further details are provided in Chapter 7 of this report.  A site plan illustrating the identified critical 
areas and associated buffers, temporary and indirect impacts to these areas, and buffer restoration and 
wetland and stream buffer enhancement actions is included in Appendix C. 

 
The table below summarizes the wetlands and streams and identifies the potential regulatory status 
for local, state, and federal agencies.  

Wetland/Stream 
Name 

Size/Length 
onsite 

Category/  
Type1 

Regulated Under 
RZC 21.62.010 

Regulated Under 
RCW 90.48 

Regulated Under 
Clean Water Act 

Wetland A 2,592 SF III  Yes Yes Yes 

Wetland B 1,171 SF II  Yes Yes Likely 

Wetland C 5,626 SF III  Yes Yes Likely 

Wetland 1 OFFSITE III  Yes Yes Likely 

Stream Z 
414 LF 
(onsite) 

Class IV, 
Perennial 

Yes Yes Yes 

Notes: 
1. Washington State Department of Ecology (WSDOE) wetland rating methods (Hruby, 2014) and RZC wetland and stream 

classification guidelines.   
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Chapter 1.  Introduction 

Soundview Consultants LLC (SVC) has been contracted by Orchard Hill Redmond LLC (Client) to 
perform a wetland and stream delineation and fish and wildlife habitat assessment to assist with 
planning for proposed site development on a 6.72-acre property located in the City of Redmond at 
9859 Redmond Woodinville Road NE, Redmond, Washington.  The subject property is situated in 
the Southeast ¼ of Section 35, Township 26 North, Range 5 East, W.M. (King County Tax Parcel 
Numbers 0225059135 and 3526059123).  

The purpose of this wetland and fish and wildlife habitat assessment report is to document the 
presence of potentially-regulated wetlands, fish and wildlife habitat, and/or priority species on or near 
the subject property.  The Applicant is proposing to construct a residential development plat for 
twelve single-family residential lots on the subject property. 

This report provides conclusions and recommendations regarding: 

¶ Site description, project description, and area of assessment;  

¶ Background research and identification of potentially-regulated critical areas within the vicinity 
of the proposed project; 

¶ Identification and assessment of potentially-regulated wetlands and other aquatic features; 

¶ Identification and assessment of potentially-regulated fish and wildlife habitat; 

¶ Standard buffer recommendations, building setbacks, and development limitations; 

¶ Existing site map detailing identified critical areas and standard buffers;  

¶ Site plan detailing the proposed development; 

¶ Documentation of wetland and fish and wildlife habitat impact avoidance and minimization 
measures; 

¶ Description of impacts and Conceptual Mitigation Plan; and 

¶ Supplemental information necessary for local regulatory review. 
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Chapter 2.  Proposed Project 

2.1 Location 

The subject property is located at 9859 Redmond Woodinville Road NE, in the City of Redmond, 
Washington (Figure 1).  The subject property consists of two parcels situated in the Southeast ¼ of 
Section 35, Township 26 North, Range 5 East, W.M. (King County Tax Parcel Numbers 0225059135 
and 3526059123). 
 
To access the site from I-405 North from Bellevue, take Exit 14 for WA-520 East towards Redmond 
and keep left at the fork, following signs for 124th Avenue NE to merge onto WA-520 E.  Proceed 
for 4.6 miles and take the West Lake Sammamish Parkway NE exit.  After 0.3 mile, turn left onto 
West Lake Sammamish Pkwy North.  Proceed for 0.5 mile onto 154th Avenue NE.  After 0.8 mile, 
turn right onto NE 90th Street.  Continue for 0.5 mile and turn left onto Woodinville ð Redmond 
Road NE.  After 0.5 mile, the subject property will be located on the left. 
 
Figure 1.  Vicinity Map. 

 

Subject Property 
Location 
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2.2 Project Description 

The proposed project is for residential redevelopment of the subject property with a 15-lot residential 
plat and associated infrastructure including internal site access and utilities.  The proposed project 
avoids direct impacts to the identified critical areas (Wetlands A ð C, Wetland 1, and Stream Z).  
However, due to the need for frontage improvements along Redmond Woodinville Road NE, site 
access from the northern portion of the subject property to the southern portion of the subject 
property, and utilities to support the proposed residences, indirect impacts to Stream Z and temporary 
impacts to the buffers of Wetlands A ð C and Stream Z are necessary and unavoidable.  The proposed 
access road requires an elevated spanning stream crossing and the proposed frontage improvements 
require minor extension of an existing culvert under Redmond Woodinville Road NE which will result 
in indirect impacts to Stream Z from shading.  Additionally, the proposed development, restoration 
activities, and required utilities will require minor, temporary impacts to the buffers of Wetlands A - 
C and Stream Z from grading and utility installation.  A combination of non-compensatory wetland 
and stream buffer restoration and voluntary wetland and stream enhancement actions are proposed 
to help offset these indirect and temporary impacts.  Further details are provided in Chapter 7 of this 
report.  A site plan illustrating the identified critical areas and associated buffers, temporary and 
indirect impacts to these areas, and buffer restoration and wetland and stream buffer enhancement 
actions is included in Appendix C. 
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Chapter 3.  Methods 

SVC investigated, delineated, and assessed potentially-regulated wetlands, streams, and other fish and 
wildlife habitat on and within 300 feet of the subject property in June and August of 2021.  All 
determinations were made using observable vegetation, hydrology, and soils in conjunction with data 
from the U.S. Geological Survey (USGS) topographic maps, National Resource Conservation Service 
(NRCS) soil survey, U.S. Fish and Wildlife Service (USFWS) National Wetland Inventory (NWI), 
Washington State Department of Natural Resources (DNR) water typing system, Washington 
Department of Fish and Wildlife (WDFW) Priority Habitats and Species (PHS) and Salmonscape 
mapping tools, King County and City of Redmond Geographic Information Systems (GIS) data, and 
various orthophotographic resources.  Appendix A contains further details for the methods and tools 
used to prepare this report.   

Wetland boundaries were determined using the routine approach described in the U.S. Army Corps 
of Engineers (USACE) Wetlands Delineation Manual (Environmental Laboratory, 1987) and 
modified according to the guidelines established in the Regional Supplement to the Corps of 
Engineers Wetland Delineation Manual: Western Mountains, Valleys, and Coast Region (Version 2.0) 
(USACE, 2010) and Field Indicators of Hydric Soils in the United States (NRCS, 2018).  Qualified 
wetland scientists marked the boundary of onsite wetlands with orange surveyorõs flagging labeled 
alpha-numerically and tied to 3-foot lath or vegetation along the wetland boundaries.  Offsite critical 
areas were not flagged, and boundaries were estimated based on visual observations, aerials, remote 
sensing data and topography.  Pink surveyorõs flagging was labeled alpha-numerically and tied to 3-
foot lath or vegetation at formal onsite sampling locations to mark where detailed data was collected 
(DP-1 to DP-6).  Additional tests pits were excavated at regular intervals inside and outside of the 
wetland boundaries to further confirm the delineations.   

Wetlands were classified using both the hydrogeomorphic (Brinson, 1993) and Cowardin (Cowardin, 
1979; Federal Geographic Data Committee, 2013) classification systems.  Following classification and 
assessment, the wetland was rated and categorized using the Washington State Wetlands Rating 
System for Western WashingtonñWashington Department of Ecology, 2014, Publication No. 04-06-
029, per Redmond Zoning Code (RZC) 21.64.030.A.  

Ordinary high water mark (OHW) determinations were made using the WSDOEõs guidance detailed 
in Determining the Ordinary High Water Mark for Shoreline Management Act Compliance in Washington State 
(Anderson et al., 2016) and the definitions established in the Shoreline Management Act (Revised 
Code of Washington [RCW] 90.58.030(2)(b) and WAC 173-22-030(11)).  To mark the OHW of the 
shoreline and onsite stream, blue surveyorõs flagging was alpha-numerically labeled and tied to 3-foot 
lath or vegetation.  

The fish and wildlife habitat assessment was conducted during the same site visit by qualified fish and 
wildlife biologists.  The experienced biologists made visual observations using stationary and walking 
survey methods for both aquatic and upland habitats noting any special habitat features or signs of 
fish and wildlife activity. 
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Chapter 4.  Existing Conditions 

4.1 Landscape Setting 

The subject property is located in a residential setting in the City of Redmond, Washington (Figure 2).  
The southern parcel is currently developed with one single-family residence and associated 
infrastructure.  The northern parcel consists primarily of undeveloped pasture areas that have been 
left fallow and relatively unmaintained in recent years.  The subject property abuts a mix of residential 
developments, maintained lawns, and undeveloped forested areas to the south and west, a power 
transmission line easement to the north, and is bound by Redmond Woodinville Road Northeast to 
the east.  Topography on the site slopes downward to the west, with elevations ranging between 
approximately 155 feet above mean sea level (amsl) in the northeastern portion of the site to 
approximately 35 feet amsl in the southwestern portion of the site.  A King County topographic map 
is provided in Appendix B1.  The site is located within Water Resource Inventory Area (WRIA) 8 ð 
Cedar-Sammamish. 
 
Figure 2.  Aerial Photograph of the Subject Property. 

 

4.2 Soils 

The NRCS Soil Survey of King County identifies two soil series on the subject property: Kitsap silt 
loam, 2 to 8 percent slopes; and Kitsap silt loam, 15 to 30 percent slopes.  A soil map is provided in 
Appendix B2. 

Subject Property 
Location 
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Kitsap silt loam, 2 to 8 percent slopes (KpB) 
According to the NRCS soil survey, the Kitsap soil series is made up of moderately well drained soils 
formed in glacial lake deposits under a cover of conifers and shrubs.  Kitsap silt loam, 2 to 8 percent 
slopes is an undulating soil found on low terraces in valleys.  In a typical soil profile, the A horizon 
from a depth of zero to five inches is usually a very dark brown color.  The B horizon from five to 24 
inches varies from a dark yellowish brown to a dark brown and from silt loam to silty clay loam.  From 
a depth of 24 to 60 inches, the soil ranges from grayish brown to olive gray and from silt loam to silty 
clay loam.  Brown mottles are also common in the upper part of this horizon.  This soil has moderate 
permeability above the substratum and slow permeability within it.  Kitsap silt loam, 2 to 8 percent 
slopes is listed as non-hydric on the King County Hydric Soils List, but as much as 5 percent of areas 
mapped as Kitsap silt loam, 2 to 8 percent slopes may contain inclusions of hydric Bellingham, Seattle, 
and Tukwila soils (NRCS, N.d). 

Kitsap silt loam, 15 to 30 percent slopes (KpD) 
According to the NRCS survey, the Kitsap soil series is made up of moderately well-drained soils 
formed in glacial lake deposits under a cover of conifers and shrubs.  Kitsap silt loam, 15 to 30 percent 
slopes is similar to Kitsap silt loam, 2 to 8 percent slopes, but the platy substratum which generally 
occurs at a depth of 40 inches.  In a typical profile, the surface layer is very dark brown and dark 
yellowish-brown silt loam that extends to a depth of approximately 24 inches.  The underlying material 
to a depth of approximately 40 inches is platy olive-grey silty clay loam.  Kitsap silt loam, 15 to 30 
percent slopes is listed as non-hydric on the King County Hydric Soils List, but as much as 5 percent 
of areas mapped as Kitsap silt loam, 15 to 30 percent slopes may contain inclusions of hydric 
Bellingham, Seattle, and Tukwila soils (NRCS, N.d). 

4.4 Vegetation 

Vegetation on the subject property is dominated by a mix of irregularly maintained pasture, 
unmaintained fields, and maintained lawn areas interspersed with forested and scrub-shrub areas.  
Non-native invasive species including Himalayan blackbeery (Rubus armeniacus) and reed canarygrass 
(Phalaris arundinacea) were prevalent throughout large portions of the site.  The irregularly maintained 
pasture, unmaintained field, and maintained lawn areas are dominated by orchard grass (Dactylis 
glomerata), creeping buttercup (Ranunculus repens), and reed canarygrass.  The forested / scrub-shrub 
portions of the subject property are dominated by Douglas fir (Pseudostuga menziesii), bigleaf maple 
(Acer macrophyllum), red elderberry (Sambucus Racemose), beaked hazelnut (Corylus cornuta), field horsetail 
(Equisetum arvense), and western sword fern (Polystichum munitum).   

4.5 Public Stream and Wetland Inventories 

The King County Sensitive Areas map (Appendix B3) does not identify any wetlands or streams on 
the subject property but does identify a potential stream immediately north of the site.  USFWS NWI 
Map (Appendix B4) identifies potential wetland associated with the Sammamish River along the 
southwestern property boundary as well as potential streams in the northern and southern portions 
of the site. The City of Redmond Wetland Map (Appendix B5) identifies wetland in the northern 
portion of the site, and a wetland-upland complex throughout the remainder of the site. The City of 
Redmond Stream Classification Map (Appendix B6) identifies a Class IV stream in the northeastern 
portion of the property, ending abruptly near the western property boundary, and a second Class IV 
stream in the southern portion of the site, ending abruptly near the southwest corner of the site. 
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Additionally, the City of Redmond identifies a Class IV stream offsite to the north of the subject 
property, which flows in a southwesterly direction, transitioning to a Type III stream, and then 
abruptly ending several hundred feet upgradient of the Sammamish River.  The DNR stream typing 
map (Appendix B7) identifies a potential unknown stream type on the southwest corner of the subject 
property, extending offsite to the southwest and discharging to the Sammamish River.  No other 
streams or wetlands are identified on or within 300 feet of the subject property.  

4.6 Shoreline Jurisdiction 

The Sammamish River is located approximately 400 feet southwest of the site; however, Wetland Bõs 
proximity to the riverõs 200-foot Shoreline Management Zone (SMZ) may extend shoreline 
jurisdiction to any work proposed within Wetland B.  The shoreline designation is mapped as High 
Intensity/Multi -Use according to the City of Redmond Shoreline Environment Map (Appendix B8).   

4.7 Priority Habitats and Species 

The WDFW SalmonScape map (Appendix B9) identifies the Sammamish River approximately 400 
feet from the southwestern property boundary but does not identify any other fish-bearing streams 
on or within 300 feet of the subject property.  The WDFW PHS map (Appendix B10) identifies 
potential wetland habitat along the southern property boundary.  No other priority habitats or species 
are identified on or within 300 feet of the subject property. 

4.8 Precipitation 

Precipitation data was obtained from the National Oceanic and Atmospheric Administration (NOAA) 
National Weather Service weather station at the Seattle-Tacoma International Airport in order to 
obtain percent of normal precipitation during and preceding the site investigations.  A summary of 
data collected is provided in Table 1.  

Table 1. Precipitation Summary1. 

Date 
Day 
of 

Day 
Before 

1 Week 
Prior 

2 Weeks 
Prior 

Last 30 Days 

(Observed/Normal)  

Year-to-Date2 

(Observed/Normal) 
Percent of 
Normal3 

6/9/21 0.00 0.01 0.47 0.90 1.18/1.77 18.66/19.27 67/ 97 

6/21/21 0.00 0.00 0.04 1.56 2.47/1.66 20.10/19.87 149/101 

8/10/21 0.00 0.00 0.08 0.08 0.08/0.59 20.18/21.05 14/96 

Notes: 

1. Precipitation volume provided in inches. Data obtained from NOAA (http://w2.weather.gov/climate/xmacis.php?wfo=sew) for 
Sea-Tac Airport. 

2. Year-to-date precipitation is for the calendar year from January 1 to the onsite date(s). 
3. Percent of normal is shown for the last 30 days and year-to-date. 

Precipitation levels for the June 9, 2021 site inspection were below statistical normal range for the 30 
days leading up to the site investigation (67 percent of normal) and within the statistical normal range 
for the 2021 calendar year (97 percent of normal).  This data suggests that relatively normal hydrologic 
conditions were encountered during the initial site investigation.  The precipitation levels for the June 
21, 2021 site inspections were above the statistical normal range for the 30 days leading up to the site 
investigation (149 percent of normal) and within the statistical normal range for the 2021 calendar 
year (101 percent of normal).  This data suggests somewhat wetter than normal conditions were 
encountered during the time of the second site inspection.  Precipitation levels for the August 10, 
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2021 site inspection were below statistical normal for the 30 days leading up to the site investigation 
(14 percent of normal) but within the statistical normal range for the 2021 calendar year (96 percent 
of normal).  This data suggests drier than normal conditions were encountered during the third site 
inspection.  Given that the months of July and August are typically some of the driest times of year in 
the Pacific Northwest region, the overall precipitation data suggests that hydrologic conditions 
encountered during the time of the site investigations were relatively normal for the site investigation 
and assessments.  Such conditions were considered in making professional wetland boundary 
determinations.
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Chapter 5.  Results 

5.1 Overview of Findings 

SVC investigated the subject property for the presence of potentially-regulated wetlands, aquatic areas, 
fish and wildlife habitat, and/or priority species in June and August 2021.  Using current methodology, 
the site assessment identified and delineated the boundary of three potentially-regulated wetlands 
(Wetland A, B, and C) and one potentially-regulated stream (Stream Z) on the subject property.  In 
addition, one potentially-regulated wetland (Wetland 1) was identified offsite to the north of the 
subject property.  No other wetlands, aquatic areas, or priority habitats or species were observed on 
or within 300 feet of the subject property. 

5.2 Wetlands 

5.2.1 Overview 
The site investigations identified three potentially-regulated wetlands (Wetland A ð C) on the subject 
property, and one potentially-regulated wetland (Wetland 1) offsite.  The identified wetlands contained 
indicators of wetland hydrology (presumed for the offsite wetland), hydric soils (presumed for the 
offsite wetland), and a predominance of hydrophytic vegetation according to current wetland 
delineation methodology.  Wetland data forms are provided in Appendix D, wetland rating forms are 
provided in Appendix E, and wetland rating maps are provided in Appendix F.  Table 2 summarizes 
the wetlands identified during the site investigations. 

Table 2. Wetland Summary. 

Wetland 

Predominant Wetland Classification / Rating 
Wetland Size 
Onsite (acres) 

Buffer Width 
(feet)5 Cowardin1 HGM 2 WSDOE3 

City of 
Redmond4 

A PSS/EMD Slope III  III  0.07 60 

B PFO/SSC Depressional II  II  0.03 110 

C PFO/SSD Slope III  III  0.13 60 

1 PFO/EMB Slope III  III  OFFSITE 60 

Notes: 
1. Cowardin et al. (1979), Federal Geographic Data Committee (2013), or NWI Class based on vegetation: PFO = Palustrine 

Forested, PSS = Palustrine Scrub-Shrub; PEM = Palustrine Emergent; Modifiers for Water Regime: B = Seasonally Saturated; C 
= Seasonally Flooded; D = Continuously Saturated. 

2. Brinson, M. M. (1993). 
3. Prior WSDOE rating (Hruby, 2014). 
4. RZC 21.64.030.A wetland ratings definition. 
5. RZC 21.64.030.B.2 buffer standards. Assumes high-impact land use. 

Wetland A 

Wetland A is approximately 2,950 square feet (0.07 acre) in size and is located entirely onsite in the 
northwestern portion of the subject property.  Hydrology for Wetland A is provided by Stream Z, 
surface sheet flow, direct precipitation, and a potentially high groundwater table.  Wetland vegetation 
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is dominated by salmonberry (Rubus spectablis), creeping buttercup (Ranunculus repens), giant horsetail 
(Equisetum telmeteia), and non-native invasive reed canarygrass (Phalaris arundinacea). Wetland A is a 
Palustrine Scrub-Shrub/Emergent, Continuously Saturated wetland (PSS/EMD).  Per RZC 
21.64.030.A, Wetland A is a Category III slope wetland with a low habitat score of 5 points.  Table 3 
provides a detailed summary of Wetland A. 

Wetland B 

Wetland B is approximately 1,171 square feet (0.03 acre) in size onsite and is located in the 
southwestern portion of the subject property, extending offsite to the west and northwest.  Hydrology 
for Wetland B is provided by surface sheet flow, direct precipitation, and a high groundwater table.  
Wetland vegetation is dominated by red alder (Alnus rubra), black cottonwood (Populus balsamifera), 
Pacific willow (Salix lasiandra), Nootka rose (Rosa nootkana), giant horsetail, and non-native invasive 
reed canarygrass. Wetland B is a Palustrine Forested/Scrub-Shrub, Seasonally Flooded wetland 
(PFO/SSC).  Per RZC 21.64.030.A, Wetland B is a Category II depressional wetland with a moderate 
habitat score of 6 points.  Table 4 provides a detailed summary of Wetland B. 

Wetland C 

Wetland C is approximately 5,626 square feet (0.13 acre) in size onsite and is located in the southern 
portion of the subject property, extending offsite to the south.  Hydrology for Wetland C is provided 
by surface sheet flow, direct precipitation, and a high groundwater table.  Wetland vegetation is 
dominated by Pacific willow, red osier dogwood (Cornus alba), non-native invasive Himalayan 
blackberry, and giant horsetail. Wetland C is a Palustrine Forested/Scrub-Shrub, Continuously 
Saturated wetland (PFO/SSD).  Per RZC 21.64.030.A, Wetland C is a Category III slope wetland with 
a low habitat score of 5 points.  Table 5 provides a detailed summary of Wetland C. 

Wetland 1 

Wetland 1 is approximately 28,450 square feet (0.65 acre) in size and is located entirely offsite to the 
northwest of the subject property.  Hydrology for Wetland 1 is likely provided by surface sheet flow, 
direct precipitation, and groundwater seeps.  Wetland vegetation is dominated by Pacific willow, red 
alder, and non-native invasive reed canarygrass.  Wetland 1 is a Palustrine Forested/Emergent, 
Seasonally Saturated wetland (PFO/EMB).  Per RZC 21.64.030.A, Wetland 1 is considered a Category 
III slope wetland with a low habitat score of 5 points. 
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Table 3.  Wetland A Summary  

WETLAND A ð INFORMATION SUMMARY  

Location: Located entirely onsite in the northwestern portion of the site. 

 

Local Jurisdiction City of Redmond 

WRIA 
8 ð Cedar 
Sammanish 

WSDOE Rating  
(Hruby, 2004) 

III  

City of Redmond 
Rating 

III  

Buffer Width 
Required/Provided 

60 feet 

Wetland Size 2,592 SF 
Cowardin Classification PSS/EMD 

HGM Classification Slope 

Wetland Data Sheet(s) DP-3W 

Upland Data Sheet (s) DP-4U 

Boundary Flag color  Orange 
Dominant 
Vegetation 

Wetland vegetation is dominated by salmonberry, creeping buttercup, giant horsetail, and 
non-native invasive reed canarygrass. 

Soils Hydric soil indicators F6 (Redox Dark Surface). 

Hydrology 
Hydrology for Wetland A is provided by surface sheet flow, direct precipitation, and a 
high groundwater table. 

Rationale for 
Delineation 

Wetland boundaries were determined by topography and a transition to hydric soils and 
wetland hydrology.  

Rationale for 
Local Rating 

Local rating is based upon Hruby (2014) rating system per RZC 21.64.030.A. 

Wetland Functions Summary 

Water Quality 

Wetland A has a moderate potential to improve water quality due to the persistent, 
ungrazed vegetation that covers greater than 90 percent of the wetland, presence of 
pollutant generating land uses upslope of the wetland, and presence of impaired waters 
within the basin.  Wetland A scores 7 points for water quality functions. 

Hydrologic 

Wetland A has a moderate potential to reduce flooding and erosion due to the presence 
of dense, uncut, rigid plants in over 90 percent of the wetland area, presence of excess 
generating land uses nearby, and presence of flooding issues immediately downgradient.  
Wetland A scores 7 points for hydrologic functions. 

Habitat  

Wildlife habitat functions provided by the wetland may include small mammal and bird 
forage and cover.  Wetland A provides some habitat functions due to the presence of 
multiple Cowardin classes and hydroperiods, moderate species richness, and proximity to 
multiple priority habitats; however, this function is limited due to the limited number of 
special habitat features, low habitat interspersion, and a lack of habitat accessibility due to 
surrounding high intensity land uses.  Wetland A scores 5 points for habitat functions.  

Buffer 
Condition 

The buffer surrounding Wetland A is dominated by maintained lawn areas, non-native 
invasive Himalayan blackberry, and a small patch of native forest. 
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Table 4.  Wetland B Summary  

WETLAND B ð INFORMATION SUMMARY  

Location: 
Located in the southwest portion of the site, extending offsite to the west and 
northwest.  

 

Local Jurisdiction City of Redmond 

WRIA 
8 ð Cedar 
Sammanish 

WSDOE Rating  
(Hruby, 2004) 

II  

City of Redmond 
Rating 

II  

Buffer Width 
Required/Provided 

110 feet 

Wetland Size 1,171 SF ONSITE 
Cowardin Classification PFO/SSC 

HGM Classification Depressional 

Wetland Data Sheet(s) DP-5W 

Upland Data Sheet (s) DP-6U 

Boundary Flag color  Orange 
Dominant 
Vegetation 

Wetland vegetation is dominated by red alder, black cottonwood, Pacific willow, Nootka 
rose, giant horsetail, and non-native invasive reed canarygrass. 

Soils Hydric soil indicators F6 (Redox Dark Surface). 

Hydrology 
Hydrology for Wetland B is provided by surface sheet flow, direct precipitation, and a 
high groundwater table. 

Rationale for 
Delineation 

Wetland boundaries were determined by topography and a transition to hydric soils and 
wetland hydrology.  

Rationale for 
Local Rating 

Local rating is based upon Hruby (2014) rating system per RZC 21.64.030.A. 

Wetland Functions Summary 

Water Quality 

Wetland B has a high potential to improve water quality due to the intermittent outlet, 
presence of persistent, ungrazed vegetation that covers greater than half of the wetland, 
seasonal ponding in over half the wetland, presence of nearby pollutant generating land 
uses, stormwater input, nearby septic systems, presence of impaired waters within the 
basin. Wetland B scores 8 points for water quality functions. 

Hydrologic 

Wetland B has a high potential to reduce flooding and erosion due to the presence of an 
intermittent outlet, depth of storage during wet periods, moderate size of the wetland 
within the contributing basin, stormwater input, presence of nearby excess runoff 
generating land uses, intensive human land uses within the contributing basin, and 
presence of flooding issues immediately downgradient. Wetland B scores 8 points for 
hydrologic functions. 

Habitat  

Wildlife habitat functions provided by the wetland may include small mammal and bird 
forage and cover.  Wetland B provides some habitat functions due to the presence of 
multiple Cowardin classes and hydroperiods, moderate species richness, and proximity to 
multiple priority habitats; however, this function is limited due to limited number of 
special habitat feature, and a lack of habitat accessibility due to surrounding high intensity 
land uses.  Wetland B scores 6 points for habitat functions.  

Buffer 
Condition 

The buffer surrounding Wetland B is dominated by a residential development and non-
native invasive Himalayan blackberry and reed canarygrass. 
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Table 5.  Wetland C Summary  

WETLAND C ð INFORMATION SUMMARY  

Location: Located on southern portion of the site, extending offsite to the south. 

 

Local Jurisdiction City of Redmond 

WRIA 
8 ð Cedar 
Sammanish 

WSDOE Rating  
(Hruby, 2004) 

III  

City of Redmond 
Rating 

III  

Buffer Width 
Required/Provided 

60 feet 

Wetland Size 5,626 SF ONSITE 
Cowardin Classification PFO/SSD 

HGM Classification Slope 

Wetland Data Sheet(s) DP-1W 

Upland Data Sheet (s) DP-2U 

Boundary Flag color  Orange 
Dominant 
Vegetation 

Wetland vegetation is dominated by Pacific willow, red osier dogwood, non-native 
invasive Himalayan blackberry, and giant horsetail.. 

Soils Hydric soil indicators F1 (Loamy Mucky Mineral). 

Hydrology 
Hydrology for Wetland C is provided by surface sheet flow, direct precipitation, and a 
high groundwater table. 

Rationale for 
Delineation 

Wetland boundaries were determined by topography and a transition to hydric soils and 
wetland hydrology.  

Rationale for 
Local Rating 

Local rating is based upon Hruby (2014) rating system per RZC 21.64.030.A. 

Wetland Functions Summary 

Water Quality 

Wetland C has a moderate potential to improve water quality due to the dense woody 
plants that cover greater than 50 percent of the wetland, presence of upslope pollutant 
generating land uses, and presence of impaired waters within the basin. Wetland C scores 
6 points for water quality functions. 

Hydrologic 
Wetland C has a moderate potential to reduce flooding and erosion due to the presence 
of upslope excess generating land uses and presence of flooding issues immediately 
downgradient. Wetland C scores 6 points for hydrologic functions. 

Habitat  

Wildlife habitat functions provided by the wetland may include small mammal and bird 
forage and cover. Wetland C provides some habitat functions due to the presence of 
multiple Cowardin classes, moderate species richness, and proximity to multiple priority 
habitats; however, this function is limited due to limited number of special habitat 
features, low habitat interspersion, and a lack of habitat accessibility due to surrounding 
high intensity land uses.  Wetland C scores 5 points for habitat functions. 

Buffer 
Condition 

The buffer surrounding Wetland C is dominated by maintained lawn areas and non-native 
invasive Himalayan blackberry. 
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5.3 Streams 

Stream Z 
The site investigation identified Stream Z in the center of the site, flowing from east to west.  Stream 
Z originates from a culvert under Redmond Woodinville Rd NE and conveys stormwater from an 
upslope residential development.  No other naturally occurring drainages were identified upstream of 
the subsequent property indicating the hydrologic source of the stream is likely artificial.  Stream Z is 
appoximately 1.5 feet wide on average, with minor sorting observed in the channel.  The banks are 
nearly vertical and show evidence of erosion and headcuts typical of stormwater channels that receive 
concentrated flow during storm events.  Stream Z flows through Wetland A; however, as the channel 
continues offsite, it appears to lose definition and likely reverts to diffuse surface sheetflow, as 
evidenced by the topographic map (Appendix B1) and the City of Redmondõs Stream Map (Appendix 
B6).  Additionally, both maps indicate that the stream lacks a surface water connection to other 
waterbodies.  Stream Z is not identified by DNR but is identified as a Class IV water according to the 
City of Redmondõs GIS mapping layer.  Per RZC 21.64.020.A.2.d, Class IV streams are perennial or 
intermittent, do not support fish habitat, and are not headwaters.  Given its narrow width, lack of 
sorting, and lack of direct surface connection to another stream, Stream Z meets the Class IV stream 
criteria.  While flow was observed within the channel during all three site visits during the dry season, 
the flow appears to be a controlled outflow of stormwater from the upslope residential development 
to the east.  Therefore, while the flow appears to be perennial, this is a direct result of artificial and 
manipulated hydrologic conditions.   

Table 6. Stream Z. 

STREAM Z SUMMARY 

 

Feature Name  Stream Z 

WRIA 8 ð Cedar Sammamish 

Local Jurisdiction City of Redmond 

DNR Stream Type N/A ð Not Mapped 

Local Stream Rating Class IV ð Perennial  

Buffer Width 
Required/Provided  

36 

Documented Fish Use None  

Location of Feature  Stream Z is located in the center of the site, flowing from east to west. 

Connectivity (where 
water flows from/to) 

Stream Z originates in the eastern portion of the site from a culvert conveying 
controlled stormwater outflows from the residential development upslope to the 
east. Stream Z flows to the west through Wetland A, however, as the channel 
continues offsite, it appears to lose definition, and likely turns to sheetflow. 
Stream Z appears to lack a surface water connection to another waterbody. 

Riparian/Buffer 
Condition 

The onsite buffer areas are generally comprised of maintained lawn areas, non-
native invasive blackberry, and a small portion of native forest dominated by red 
alder, Douglas fir, bigleaf maple, salmonberry, osoberry, and giant horsetail. 
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Lack of Mapped Stream  
Both DNR and the City of Redmond identify a potential stream in the southern portion of the subject 
property, in the vicinity of Wetland C.  Investigations within this area determined that while there is 
likely some surface sheetflow resulting in drainage patterns, there is no channel with a defined bed 
and bank in any portion of Wetland C.  As such, no potentially regulated waterbody (i.e. stream) is 
present in the southern portion of the subject property. 
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Chapter 6.  Regulatory Considerations 

The proposed project is located within the City of Redmond, Washington and is subject to the zoning 
and critical area regulations under Redmond Municipal Code (RMC) Title 21 ð Redmond Zoning 
Code.  Additionally, the critical areas identified on the subject property have potential surface or 
groundwater connections to the Sammamish River, a regulated Shoreline of the State and jurisdictional 
waterbody, and as such are also likely subject to a number of state and federal regulations.  This chapter 
presents an analysis of select local, state, and federal regulations and requirements that are applicable 
to the proposed project.  This chapter does not include a comprehensive analysis of all local, state, 
and federal requirements and is only intended to address criteria necessary to support planning for the 
proposed project. 

6.1 Local Regulations 

6.1.1 Buffer Standards 

Redmond Zoning Code (RZC) 21.64.030.A has adopted the 2014 wetland rating system.  Category 

III wetlands are those wetlands that provide a moderate level of functions.  They are typically more 

disturbed and have less diversity or are more isolated from other natural resources in the landscape.  

Per 21.64.030.A.1.c, Category III wetlands score between 16 and 19 points on the Washington State 

Wetland Rating System for Western Washington (Hruby, 2014).  Category II wetlands are those 

wetlands that provide high levels of some functions which are difficult to replace.  Category II 

wetlands score between 20 to 22 points on the Western Washington Rating System form.   

Wetlands A, C and 1 are classified as Category III wetlands with low habitat scores of 5 points and 

are subject to standard 60-foot buffers per RZC 21.64.030.B.2 Table 21.64.030A.2 when minimization 

measures outlined under RZC 21.64.030.B.2 Table 21.64.030A.3 (Table 7 below) are implemented.  

Wetland B is classified as a Category II wetland with a moderate habitat score of 6 points and subject 

to a standard 110-foot buffer per RZC 21.64.030.B.2 Table 21.64.030A.2 when minimization measures 

outlined under RZC 21.64.030.B.2 Table 21.64.030A.3 are implemented.  All appropriate 

minimization measures outlined under RZC 21.64.030.B.2 Table 21.64.030A.3 will be implemented 

for residential lots adjacent to the identified critical areas. 

Per RZC 21.64.020.A.2.d.iv, Stream Z is classified as a Class IV perennial stream.  Per RZC 

21.64.020.B.3 Table 21.64.020, Class IV perennial streams are subject to a standard 36-foot buffer. 
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Table 7. Wetland Impact Minimization Measures. 

Disturbance Minimization Measures 

Disturbance ¶ Required measure to minimize impacts. 

Lights ¶ Direct lights away from wetland 

Noise 

¶ Å Locate activity that generates noise away from wetland 

¶ If warranted, enhance existing buffer with native vegetation plantings adjacent to 
noise source 

¶ For activities that generate relatively continuous, potentially disruptive noise, such 
as certain heavy industry, establish an additional 10õ heavily vegetated buffer strip 
immediately adjacent to the outer wetland buffer 

Toxic runoff 

¶ Route all new, untreated runoff away from wetland while ensuring wetland is not 
dewatered 

¶ Establish covenants limiting use of pesticides within 150 feet of wetlands 

¶ Apply integrated pest management 

Stormwater Runoff 

¶ Retrofit stormwater detention and treatment for roads and existing development 

¶ Prevent channelized flow from lawns that directly enters the buffer 

¶ Use Low Impact Development techniques 

Change in water 
regime 

¶ Infiltrate or treat, detain and disperse into buffer new runoff from impervious 
surfaces and new lawns  

Pets and human 
disturbance 

¶ Use fencing or plant dense vegetation to delineate buffers edge and to discourage 
disturbance using vegetation appropriate for the ecoregion 

¶ Place wetland and its buffer in a separate tract 

Dust ¶ Use best management practices to control dust 

The Applicant will implement all applicable minimization measures listed in Table 7 above in order to 
allow for the standard buffer widths for Wetlands A ð C and Wetland 1 described above.  Please refer 
to the Temporary Erosion and Sediment Control (TESC) plans and Civil Engineering Plans prepared 
by the Project Engineer and the Planting Plan Set on Sheet 4 of the Site Plans in Appendix C for more 
details about TESC measures and Best Management Practices (BMPs) that will be implemented for 
the proposed project to prevent disturbance to the identified critical areas. 

6.1.2 Shoreline Considerations 
The Sammamish River was identified offsite, greater than 400 feet west of the subject property.  The 
Sammamish River is a regulated shoreline under the City of Redmondõs Shoreline Master Program 
(SMP) as codified under RCZ 21.68.  Per RZC 21.68.020.B, the Sammamish River and all areas 
extending landward within 200 feet of the OHW mark of the river are regulated under the SMP.  
Although the Sammamish River is located over 400 feet offsite, offsite portions of Wetland B are 
located within the 200-foot Shoreline Management Zone (SMZ).  As such, Wetland B is likely 
considered an òassociated wetlandó and subject to regulation under the City of Redmondõs SMP.  As 
no impacts to Wetland B are proposed, additional permitting under the City of Redmondõs SMP is 
not likely required. 

6.1.3 Critical Area Exemptions 
The proposed project requires utilities to service the proposed single-family residences.  In order to 
avoid direct impacts to Wetland B, an underground utility line is proposed between Wetlands B and 
C onsite.  RZC 21.64.010.D outlines activities that are exempt from the provisions of RZC 21.64 ð 
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Critical Areas Regulations.  While this section does not specify exemptions for utilities within wetland 
buffers, RCZ 21.64.010.D.1.k allows exemptions for minor activities not mentioned in in this section 
that are determined by the Department to have minimal impacts to critical areas. 
 
The proposed utilities located within the buffers of Wetlands B and C will be located below ground 
and will only result in minor, temporary impacts to the wetland buffers during installation.  
Immediately following installation of the utility line, the disturbed buffer areas will be restored with a 
native plant community.  Additionally, installation of the utility line will result in the removal and 
reduction of non-native invasive species within the wetland buffers.  As the proposed utility line will 
only result in temporary impacts to the wetland buffers that will be immediately restored following 
installation, the utility line should be considered a minor activity exempt from the provisions of RZC 
21.64 ð Critical Areas Regulations, and additional mitigation should not be required. 

6.1.4 Wetland Buffer Averaging 
Wetland buffer averaging as allowed under RZC 21.64.030.B.5 is proposed for Wetlands A and C 
onsite to accommodate necessary site access through the center of the subject property and to 
accommodate residential lots on the southern portion of the subject property.  Per RZC 21.64.030.B.5, 
wetland buffer averaging may only be permitted when the following criteria are demonstrated: 
 

a. It will not reduce the functions or values. 
 
Overall, the proposed buffer averaging has been designed to result in a net gain of 167 feet of 
wetland buffer area onsite.  As the existing buffer areas are largely degraded by the presence 
of maintained lawn areas and non-native invasive species, no adverse impacts to water quality 
or hydrologic functions are anticipated.  Additionally, habitat functions will be improved 
through the removal of non-native invasive vegetation and establishment of a native plant 
community (see Appendix C for details).  As such, the proposed wetland buffer averaging will 
not reduce functions or values associated with Wetlands A or C 
 

b. The wetland contains variations in sensitivity due to existing physical characteristics or the character of the 
buffer varies in slope, soils, or vegetation, and the wetland would benefit from increased buffers adjacent to the 
higher functioning area of habitat or more sensitive portion of the wetland and would not be adversely impacted 
by a decreased buffer adjacent to the lower-functioning or less-sensitive portion of the wetland. 
 
The proposed buffer averaging is the minimum necessary to support the proposed lot 
configuration and necessary site access.  The existing buffer areas associated with Wetlands A 
and C onsite are largely degraded due to the presence of maintained lawn/pasture areas and 
non-native invasive vegetation, and buffer averaging areas will be limited to minor reductions 
and increases adjacent to òpinch pointsó along the existing wetland buffers to minimize 
intrusion into the wetland buffers to the greatest extent feasible.  Additionally, buffer functions 
will be improved through the removal of non-native invasive vegetation and the establishment 
of a native plant community to provide an overall increase in buffer functions for Wetlands A 
and C.  
 

c. The total area contained in the buffer area after averaging is equal to the area required in the standard buffer. 
 
The proposed buffer averaging will result in a net gain of approximately 167 square feet of 
wetland buffer area onsite. 

https://redmond.municipal.codes/RZC/21.78__634335b13ef5d481169683f51261d6f9
https://redmond.municipal.codes/RZC/21.78__05ca00d9f062f2f69b5bde22efcdfc13
https://redmond.municipal.codes/RZC/21.78__fe1675056fb642e9a2532abeb8428889
https://redmond.municipal.codes/RZC/21.78__e4b9dca2448724ca25e388a0317a09c8
https://redmond.municipal.codes/RZC/21.78__634335b13ef5d481169683f51261d6f9
https://redmond.municipal.codes/RZC/21.78__05ca00d9f062f2f69b5bde22efcdfc13
https://redmond.municipal.codes/RZC/21.78__634335b13ef5d481169683f51261d6f9
https://redmond.municipal.codes/RZC/21.78__05ca00d9f062f2f69b5bde22efcdfc13
https://redmond.municipal.codes/RZC/21.78__634335b13ef5d481169683f51261d6f9
https://redmond.municipal.codes/RZC/21.78__05ca00d9f062f2f69b5bde22efcdfc13
https://redmond.municipal.codes/RZC/21.78__05ca00d9f062f2f69b5bde22efcdfc13
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d. The buffer width is not reduced more than 25 percent of the width or 75 feet for Category I and II wetlands, 

50 feet for Category III wetlands, and 25 feet for Category IV wetlands, whichever is greater. 
 
No portion of the buffers of Wetlands A or C are proposed to be reduced beyond the 
maximum allowance of 25 percent of the standard buffer width for Category III wetlands, as 
demonstrated on Sheet 2a of the site plans included in Appendix C of this document. 
 

e. The wetland has significant differences in characteristics that affect its habitat functions, such as a wetland with 
a forested component adjacent to a degraded emergent component. 
 
The buffers of Wetlands A and C contain a mix of disturbed forested areas and residential 
landscaped areas (i.e.; maintained lawns).  These disturbed areas are utilized for buffer 
reductions wherever feasible to further avoid indirect impacts to the identified wetlands.  
Additionally, trees will be preserved within the disturbed forested areas along with buffer 
restoration in the remaining degraded buffer areas onsite (see Appendix C). 
 

6.1.5 Stream Buffer Averaging 
Stream buffer averaging as allowed under RZC 21.64.020.B.6 is proposed for Stream Z onsite to 
accommodate to accommodate residential lots on the eastern portion of the subject property.  Per 
RZC 21.64.020.B.6, stream buffer averaging may only be permitted when the following criteria are 
demonstrated: 
 

a. The width reductions will not reduce stream or habitat functions, including those of non-fish habitat. 
 
Overall, the proposed buffer averaging has been designed to result in a net gain of 100 square 
feet of stream buffer area onsite.  As the existing buffer area is largely degraded by the presence 
of maintained lawn areas and non-native invasive species, no adverse impacts to stream 
functions are anticipated.  Additionally, habitat functions will be improved through the 
removal of non-native invasive vegetation, establishment of a native plant community, and 
select placement of woody debris within the stream (see Appendix C for details).  As such, the 
proposed wetland buffer averaging will not reduce functions or values associated with 
Wetlands A or C 
 

b. The width reduction will not degrade the habitat, including habitat for salmonid fisheries. 
 
The areas proposed to be reduced will not degrade habitat associated with Stream Z.  The 
existing buffer area is degraded due to the presence of non-native invasive vegetation and 
maintained lawn areas and provides limited habitat or protection for Stream Z. 
 

c. The proposal will provide additional habitat protection. 
 
The proposed project will improve habitat and protection for Stream Z by removing non-
native invasive vegetation, planting a native plant community, and select placement of woody 
debris within the stream.  See Appendix C for more details. 
 

d. The total area contained in the stream buffer area after averaging is no less than that which would be contained 
within the standard stream buffer area. 

https://redmond.municipal.codes/RZC/21.78__05ca00d9f062f2f69b5bde22efcdfc13
https://redmond.municipal.codes/RZC/21.78__634335b13ef5d481169683f51261d6f9
https://redmond.municipal.codes/RZC/21.78__634335b13ef5d481169683f51261d6f9
https://redmond.municipal.codes/RZC/21.78__634335b13ef5d481169683f51261d6f9
https://redmond.municipal.codes/RZC/21.78__634335b13ef5d481169683f51261d6f9
https://redmond.municipal.codes/RZC/21.78__634335b13ef5d481169683f51261d6f9
https://redmond.municipal.codes/RZC/21.78__eae835e83c0494a376229f254f7d3392
https://redmond.municipal.codes/RZC/21.78__cb90587e620b97a6b5c5354c083fd32e
https://redmond.municipal.codes/RZC/21.78__eae835e83c0494a376229f254f7d3392
https://redmond.municipal.codes/RZC/21.78__05ca00d9f062f2f69b5bde22efcdfc13
https://redmond.municipal.codes/RZC/21.78__eae835e83c0494a376229f254f7d3392
https://redmond.municipal.codes/RZC/21.78__05ca00d9f062f2f69b5bde22efcdfc13
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The proposed buffer averaging will result in a net gain of approximately 100 square feet of 
stream buffer area onsite. 
 

e. The buffer width is not reduced to less than 25 percent of the standard stream buffer width or 25 feet, whichever 
is greater. 
 
No portion of the buffer of Stream Z will be reduced beyond the maximum allowance of 25 
percent of the standard buffer width. 
 

6.1.6 Stream Crossing 
Due to the centralized location of Stream Z bisecting the site, the proposed project requires an internal 
access road that crosses Stream Z to provide access from the northern portion of the subject property 
to the southern portion of the subject property and accommodate a reasonable lot configuration.  Per 
RCZ 21.64.020.5, construction of roads and minor bridging may be permitted in accordance with an 
approved critical areas report subject to the following criteria: 
 

a. There is no other feasible alternative route with less impact on the environment. 
 
Due to the centralized location of Stream Z on the subject property, no other feasible 
alternative route is available to provide access from the northern portion of the subject 
property to the southern portion of the subject property while resulting in less impacts to the 
identified critical areas.  Additionally, the stream crossing utilizes an elevated, bottomless 
spanning design and has been located on the eastern portion of the site, outside of Wetland A 
to avoid direct critical area impacts. 
 

b. The crossing minimizes interruption of downstream movement of wood and gravel. 
 
The proposed stream crossing uses an elevated, bottomless spanning design to avoid in-water 
work or other direct impacts to Stream Z.  As such, no interruption of downstream movement 
of sedimentary and/or organic material is anticipated. 
 

c. Roads in riparian habitat areas shall not run parallel to the water body. 
 
The proposed access road has been designed to run perpendicular to Stream Z. 
 

d. Crossings, where necessary, shall only occur as near to perpendicular with the water body as possible. 
 
The proposed stream crossing is designed to be perpendicular to Stream Z. 
 

e. Mitigation for impacts is provided pursuant to an approved mitigation plan. 
 
Non-compensatory mitigation for indirect impacts to Stream Z will be provided through a 
combination of stream and wetland buffer restoration actions, and voluntary wetland 
enhancement within Wetland A. 
 

https://redmond.municipal.codes/RZC/21.78__05ca00d9f062f2f69b5bde22efcdfc13
https://redmond.municipal.codes/RZC/21.78__eae835e83c0494a376229f254f7d3392
https://redmond.municipal.codes/RZC/21.78__05ca00d9f062f2f69b5bde22efcdfc13
https://redmond.municipal.codes/RZC/21.78__8d5e8c47cdc7636fcebc73dda4c595f7
https://redmond.municipal.codes/RZC/21.78__a720d136f06602b9c993e84f47b8a313
https://redmond.municipal.codes/RZC/21.78__a720d136f06602b9c993e84f47b8a313
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f. Road bridges are designed according to the Department of Fish and Wildlife Design of Culverts for Fish 
Passage, 2003, and the National Marine Fisheries Service Guidelines for Salmonid Passage at Stream 
Crossings, 2000. 
 
The proposed stream crossing utilizes an elevated, bottomless spanning design consistent with 
the Department of Fish and Wildlife Design of Culverts for Fish Passage, 2003 and the National Marine 
Fisheries Service Guidelines for Salmonid Passage at Stream Crossing, 2000 standards for road crossing 
design. 
 

6.1.7 Culverts 
Due to the need for frontage improvements along Redmond Woodinville Road NE, the proposed 
project requires minor extension of an existing culvert that feeds stormwater into Stream Z.  Per RZC 
21.64.020.D.3, culverts are permitted under the following circumstances: 
 

a. Only in Class II, III, and IV streams. 
 
Stream Z is classified as a Class IV stream per RZC 21.64.020.A.2.d.iv. 
 

b. When fish passage will not be impaired; 
 
Stream Z is a non-fish bearing stream.  Regardless, the proposed culvert expansion will utilize 
an elevated, bottomless spanning design to avoid impacts to fish passage.   
 

c. When the design criteria of the Washington State Department of Fish and Wildlife, Design of Road Culverts 
for Fish Passage, 2003, are met. 
 
The proposed culvert expansion utilizes an elevated, bottomless spanning design consistent 
with the Washington State Department of Fish and Wildlife, Design of Road Culverts for Fish Passage, 
2003 standards for culvert design. 
 

d. The applicant or successors shall, at all times, keep any culvert free of debris and sediment to allow free passage 
of water and, if applicable, fish. 
 
Stream Z is a Class IV stream and does not provide habitat for fish; however, the Applicant 
will maintain the culvert, keeping it free of debris and sediment to allow free passage of water. 
 

6.2 State and Federal Considerations 

In a December 2, 2008 memorandum from the Environmental Protection Agency (EPA) and 
USACE, joint guidance is provided that describes waters that are to be regulated under section 404 of 
the CWA (USACE, 2008).  This memorandum was amended on February 2, 2012 where the EPA and 
USACE issued a final guidance letter on waters protected by the CWA.  
 
The 2012 guidance describes the following waters where jurisdiction would be asserted: 1) traditional 
navigable waters, 2) interstate waters, 3) wetlands adjacent to traditional navigable waters, 4) non-
navigable tributaries of traditional navigable waters that are relatively permanent meaning they contain 
water at least seasonally (e.g. typically three months and does not include ephemeral waters), and 5) 

https://redmond.municipal.codes/RZC/21.78__cb90587e620b97a6b5c5354c083fd32e
https://redmond.municipal.codes/RZC/21.78__eae835e83c0494a376229f254f7d3392
https://redmond.municipal.codes/RZC/21.78__eae835e83c0494a376229f254f7d3392
https://redmond.municipal.codes/RZC/21.78__bec632bf40417e6e827fb59472888008
https://redmond.municipal.codes/RZC/21.78__a720d136f06602b9c993e84f47b8a313
https://redmond.municipal.codes/RZC/21.78__56a7c9310d84bf04937dfc282f633780
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wetlands that directly abut permanent waters.  The regulated waters are those associated with naturally 
occurring waters and water courses and not artificial waters (i.e. stormwater pond outfalls). 
 
Stream Z is regulated under section 404 of the CWA outright through Item 4 above as it is a non-
navigable tributary to the Sammamish River, a traditional navigable water. 
 
The 2012 memorandum further goes on to describe waters where jurisdiction would likely require 
further analysis: 1) Tributaries to traditional navigable waters or interstate waters, 2) Wetlands adjacent 
to jurisdictional tributaries to traditional navigable waters or interstate waters, and 3) Waters that fall 
under the òother watersó category of the regulations.  
 
Wetland A is likely regulated under Section 404 of the CWA through Item 2 above due to its location 
adjacent to a jurisdictional tributary (Stream Z).  Wetlands B and C and Wetland 1 are also likely 
regulated through Item 3 above due to their proximity to the Sammamish River and Stream Z and 
highly probable offsite surface water connection. 
 
In addition to likely being regulated under Section 404 of the CWA, Wetlands A ð C, Wetland 1, and 
Stream Z are all likely regulated as natural surface waters by the Washington State Department of 
Ecology (WSDOE) under the Revised Code of Washington (RCW) 90.48. 
 
As the proposed project avoids in-water work and direct impacts to all of the identified critical areas, 
additional permitting through the USACE and WSDOE is not required.  If any changes to the 
proposed project are made or if any in-water work (intentional or not) is required, construction will 
cease until the appropriate permits are acquired.  
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Chapter 7.  Conceptual Mitigation Plan 

The proposed mitigation actions for the project attempt to strike a balance between achieving project 
goals as well as a positive ecological result.  The proposed temporary stream and wetland buffer 
impacts, and indirect stream impacts closely adhere to the mitigation standards specified in RZC 
21.64.010.I - P while also utilizing the best available science (Granger et al., 2005; Sheldon et al., 2005; 
WSDOE et al., 2006; WSDOE et al., 2021).  This Conceptual Mitigation Plan (CMP) utilizes City of 
Redmondõs mitigation guidance (RZC 21.64.010.I - P) and serves to outline the Applicantõs plan to 
offset indirect impacts to Stream Z from the proposed stream crossing and minor culvert extension 
and to restore temporary, minor impacts to the buffers of Wetlands A ð C and Stream Z from grading, 
restoration, and utility installation activities. 

7.1 Purpose and Need 

The purpose of the project is to provide residential housing for the City of Redmond, consistent with 
the Cityõs Comprehensive plan and current zoning.  The proposed project will provide approximately 
15 single-family homes with associated utilities and infrastructure to increase residences in the City of 
Redmond and Greater Seattle area. 

7.2 Description of Impacts and Mitigation Sequencing 

The proposed project is for residential redevelopment of the subject property with a 15-lot residential 
plat and associated infrastructure including internal site access and utilities.  The proposed project 
avoids direct impacts to the identified critical areas (Wetlands A ð C, Wetland 1, and Stream Z).  
However, due to the need for frontage improvements along Redmond Woodinville Road NE, site 
access from the northern portion of the subject property to the southern portion of the subject 
property, and utilities to support the proposed residences, indirect impacts to Stream Z and temporary 
impacts to the buffers of Wetlands A ð C and Stream Z are necessary and unavoidable.  The proposed 
access road requires an elevated spanning stream crossing and the proposed frontage improvements 
require minor extension of an existing culvert under Redmond Woodinville Road NE which will result 
in indirect impacts to Stream Z from shading.  Additionally, the proposed development, restoration 
activities, and required utilities will require minor, temporary impacts to the buffers of Wetlands A - 
C and Stream Z from grading and utility installation.   

7.2.1 Mitigation Sequencing 
Per RZC 21.64.010.I.1, all projects requiring adverse impact to critical area functions and values shall 
be mitigated for in the following sequence:  

 
a. Avoiding impacts altogether by not taking a certain action or parts of an action. 

The proposed project has been carefully designed to avoid impacts by utilizing developable upland 
areas onsite to the greatest extent feasible and by utilizing elevated, bottomless, spanning culvert and 
stream crossing designs to avoid in water work, locating the proposed stream crossing outside of 
Wetland A, utilizing buffer averaging permitted under RCZ 21.64.030.B.5 and RCZ 21.64.020.B.6, 
and by locating the proposed utility line outside of the highest functioning Wetland (Wetland B) onsite.  
Direct impacts to all of the identified critical areas (Wetlands A, B and C, Wetland 1, and Stream Z) 
are avoided entirely.  However, due to the centralized location of Stream Z and Wetland A, and the 
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encumbrance of the identified critical areas and associated buffers over a majority of the site, complete 
avoidance is not feasible.  In order to accommodate the proposed project, minor indirect impacts to 
Stream Z are necessary and unavoidable to provide required frontage improvements along Redmond 
Woodinville Road NE and necessary site access from the northern portion of the subject property to 
the southern portion of the subject property.  The proposed frontage improvements require the minor 
extension of an existing stormwater discharge culvert underneath Redmond Woodinville Road NE 
and the proposed access road requires crossing Stream Z.  Additionally, the proposed project requires 
minor, temporary impacts to the buffers of Wetlands A - C and Stream Z from grading associated 
with the proposed development and utility installation. 

b. Minimizing impacts by limiting the degree or magnitude of the action and its implementation, by using 
appropriate technology, or by taking affirmative steps to avoid or reduce impacts. 

As described above, the proposed indirect impacts to Stream Z and temporary impacts to the buffers 
of Wetlands A - C and Stream Z are unavoidable and the necessary to achieve the goals of the 
proposed project.  The proposed project has been modified to minimize impacts to the identified 
critical areas onsite by avoiding direct impacts and designing road widths with the minimum 
widths/footprints allowed by the City of Redmondõs development standards.  Additionally, the 
Applicant is proposing to locate the stream crossing on the eastern portion of the site, outside of 
Wetland A, to locate the utility corridor between Wetlands B and C to avoid direct impacts to the 
identified wetlands, and will utilize elevated, bottomless, spanning stream crossing and culvert designs 
to avoid in-water work or direct impacts to Stream Z. 
 
The proposed project will also incorporate all appropriate best management practices (BMPs) and 
temporary erosion and sediment control (TESC) measures throughout the duration of the project to 
minimize any potential construction impacts to Wetlands A ð C, Wetland 1, Stream Z, and the 
associated buffers.  Further, compulsory and voluntary buffer restoration and wetland enhancement 
for Wetland A is proposed to improve wetland and buffer functions onsite. 
 

c. Rectifying the impact by repairing, rehabilitating, or restoring the affected environment. 

Non-compensatory mitigation to help offset indirect impacts to Stream Z and temporary impacts to 
the buffers of Wetlands A ð C and Stream Z will be provided through a combination of buffer 
restoration for Wetlands A-C and Stream Z, and wetland and stream enhancement for Wetland A and 
Stream Z.  The existing buffer areas onsite are largely degraded due to the presence of maintained 
lawns and non-native invasive species.  As such, restoration of the buffers of Wetland A and Stream 
Z is proposed through the removal of non-native invasive vegetation and planting of a native plant 
community.  Additionally, Wetland A will be voluntarily enhanced through the removal of non-native 
invasive vegetation and planting of a native plant community.  Further, portions of the buffers of 
Wetlands B and C temporarily impacted during utility installation will be restored with native plantings.  
See Appendix C for details. 
 

d. Reducing or eliminating the impact over time by preservation and maintenance operations. 

The remaining wetland and stream areas and associated buffers onsite will be protected via the 
establishment of two Native Growth Protection Areas (NGPAs) in accordance with RZC 
21.64.010.R.4, one associated with Wetland A and Stream Z on the central portion of the subject 
property, and one associated with Wetlands B and C on the southern portion of the subject property.  
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In addition, critical areas signage and fencing will be placed around the critical areas on the 
development site to limit further intrusion into these areas as required per RZC 21.64.010.R.1 and 2. 

e. Compensating for the impact by replacing or providing substitute resources or environments. 

See the response to part c above.  Mitigation for indirect impacts to Stream Z and temporary impacts 
to the buffers of Wetlands A ð C and Stream Z will be provided through a combination of onsite 
buffer restoration associated with Wetlands A ð C and Stream Z and wetland enhancement associated 
with Wetland A. 
 

f. Monitoring the impact and taking appropriate corrective measures. 

The proposed conceptual mitigation plan will meet the monitoring requirements detailed in RZC 
21.64.010.P. 

7.3 Restoration Strategy 

Non-compensatory restoration actions are proposed to help offset indirect impacts to Stream Z due 
to increased shading associated with the spanning stream crossing and culvert and to offset temporary 
impacts to Stream Z and Wetlands A ð C.  These offsets will be provided through a combination of 
compulsory and voluntary buffer restoration and wetland and stream enhancement actions.  Wetland 
A and the existing buffer areas associated with Wetlands A ð C and Stream Z are currently degraded 
by the presence of non-native invasive vegetation and maintained lawn areas; as such, the proposed 
restoration and enhancement actions will provide a net lift in ecological functions when compared to 
the existing degraded conditions onsite.  Overall, approximately 8,184 square feet of buffer areas 
temporarily impacted by grading activities and utility installation, and 28,944 square feet of additional 
buffer area associated with Wetland A and Stream Z will be restored.  Additionally, approximately 
2,592 square feet of voluntary wetland enhancement will be provided within Wetland A to provide 
improved wetland functions.  Buffer restoration and wetland enhancement actions will include the 
removal of non-native invasive species and replanting of the wetland and buffer areas with native 
trees, shrubs, and groundcover.  Further, woody debris may be placed in select areas along Stream Z 
as a voluntary measure to provide increased habitat for wildlife. 

The proposed wetland and stream enhancement and buffer restoration actions will provide a net lift 
in ecological functions and values associated with the currently degraded wetland, stream, and buffer 
areas by providing canopy cover and shading along the banks of the stream, as well as providing 
potential food sources and cover for birds and small mammals.  These actions  will result in improved 
functions over the current baseline conditions which consists of maintained lawn areas and non-native 
invasive vegetation which is neither a preferred food source nor habitat for native wildlife.  Removing 
existing buffer degradations such as non-native, invasive vegetation (i.e. Himalayan blackberry), and 
replacing with native plantings within Wetland A and the wetland and stream buffer areas will restore 
habitat functions and protection provided by the site.  A diverse community of native trees, shrubs, 
and groundcover will be established to provide browse, cover, and nesting for small mammals, which 
in turn provide prey for raptors and other small mammals.  In addition, the placement of woody debris 
within Stream Z will provide refuge for aquatic species.  Further, the enhanced wetland and restored 
buffer areas will slow sheet flow runoff and increase infiltration over existing baseline conditions for 
the area.  The proposed wetland and stream enhancement and buffer restoration plan will provide a 
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net gain in function and improved protection to Wetlands A ð C and Stream Z.  Appendix C provides 
a site plan detailing the proposed project and mitigation actions.   

The proposed restoration and enhancement plan will adhere to the vegetation protection and buffer 
condition requirements detailed in RZC 21.64.010.Q.  Landscape plans shall be submitted consistent 
with the requirements of RZC 21.32.040, Landscape Area Requirements, and with the goals and standards 
of this chapter. The plan shall reflect the report prepared pursuant to RZC 21.64.010.G, Permit 
Process and Application Requirements. 

7.4 Approach and Best Management Practices  

Any earthwork adjacent to the sensitive areas and associated buffers will incorporate all appropriate 
BMPs and TESC measures to minimize impacts to the maximum extent feasible.  Temporary Erosion 
and Sediment Control measures will include high-visibility fencing (HVF) installed around native 
vegetation along the perimeter of the grading limits, silt fencing between the graded areas and 
undisturbed buffers, plastic sheeting on stockpiled materials, and seeding of disturbed soils.  These 
TESC measures should be installed prior to the start of development or restoration actions and 
actively managed for the duration of the construction or restoration activities.   

All equipment staging and materials stockpiles should be kept out of the sensitive areas and associated 
buffers, and the areas will need to be kept free of spills and/or hazardous materials.  All fill material 
should be sourced from upland areas onsite or from approved suppliers and will need to be free of 
pollutants and hazardous materials.  Construction materials along with all construction waste and 
debris should be effectively managed and stockpiled on paved surfaces and kept free of the remaining 
shoreline buffer area.  Following completion of the development, the entire site should be cleaned 
and detail graded using hand tools wherever necessary, and TESC measures will need to be removed.  

7.5 Goals, Objectives, and Performance Standards 

The goals and objectives for the proposed buffer restoration and enhancement actions are based on 
providing restored habitat and protection for Stream Z and Wetlands A-C and the criteria outlined 
under RCZ 21.64.010.P.3.  The buffer enhancement and restoration actions are capable of improving 
habitat function for the wetlands and drainage over time by establishment of a native vegetation barrier 
between the project and the environmentally sensitive areas, as well as revegetating the area with native 
vegetation that will provide a food source and habitat for native wildlife.  The goals and objectives of 
the restoration actions are as follows: 

Goal 1 ð Improve and protect wetland and stream functions by restoring approximately 37,178 square 
feet of wetland and stream buffer area onsite (Includes 6,486 square feet of temporary stream and 
wetland buffer impact area) 

Objective 1 ð Establish a community of native trees, shrubs, and grasses and forbs within the 
buffer restoration areas to create diverse horizontal and vertical vegetation structure and 
improve wildlife habitat. 

Performance Standard 1.1 ð By the end of Year 5, the buffer restoration areas will 
have at least 2 species of native trees, and 3 species of native shrubs (native volunteer 
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species can be included) present within all of the buffer restoration areas.  To be 
considered, the native species must make up at least 5 percent of the vegetation class. 

Performance Standard 1.2 ð Minimum plant survivorship will be 100 percent of 
installed plants at the end of Year 1 (native recruitment and replacement of lost plants 
allowed), 85 percent at the end of Year 2, 80 percent at the end of Year 3, and 70 
percent at the end of Year 5. 

Performance Standard 1.3 ð Minimum native woody species in the buffer restoration 
areas will be 30 percent total cover at the end of Year 3 and 50 percent at the end of 
Year 5. 

Performance Standard 1.4 ð Non-native invasive plants will not make up more than 
20 percent cover in any growing season during the monitoring periods following Year 
1. 

Goal 2 ð Improve wetland and stream functions associated with Wetland A and Stream Z by providing  
2,592 square feet of voluntary wetland enhancement within Wetland A and installing habitat structures 
in/adjacent to Stream Z. 

Objective 2 - Establish a community of native trees, shrubs, and grasses and forbs within the 
Wetland A to create diverse horizontal and vertical vegetation structure and improve wildlife 
habitat. 

Performance Standard 2.1 ð By the end of Year 5, the wetland enhancement area 
will have at least 1 species of native tree, and 1 species of native shrub (native volunteer 
species can be included) present within the wetland enhancement area.  To be 
considered, the native species must make up at least 5 percent of the vegetation class. 

Performance Standard 1.2 ð Minimum plant survivorship will be 100 percent of 
installed plants at the end of Year 1 (replacement of lost plants allowed), 80 percent at 
the end of Year 2, and 70 percent at the end of Year 5. 

Performance Standard 1.3 ð Minimum native woody species in the wetland 
enhancement area will be 30 percent total cover at the end of Year 3 and 50 percent 
at the end of Year 5. 

Performance Standard 1.4 ð Non-native invasive plants will not make up more than 
30 percent cover in any growing season during the monitoring periods following Year 
1. 

7.6 Plant Materials and Installation  

7.6.1 Plant Materials 

All plant materials to be used for restoration actions will be nursery grown stock from a reputable, 
local source.  Plant material provided will be typical of their species or variety; if not cuttings they will 
exhibit normal, densely developed branches and vigorous, fibrous root systems.  Plants will be sound, 
healthy, vigorous plants free from defects, and all forms of disease and infestation.   
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Container stock shall have been grown in its delivery container for not less than six months but not 
more than two years.  Plants shall not exhibit rootbound conditions.  Under no circumstances shall 
container stock be handled by their trunks, stems, or tops.  Seed mixture used for hand or 
hydroseeding shall contain fresh, clean, and new crop seed mixed by an approved method. The 
mixture is specified in the plan set.   

All plant material shall be inspected by the qualified Project Scientist upon delivery.  Plant material 
not conforming to the specifications below will be rejected and replaced by the planting contractor. 
Rejected plant materials shall be immediately removed from the site.  

Fertilizer will be in the form of Agroform plant tabs or an approved like form.  Mulch will consist of 
sterile wheat straw for seeded areas (if necessary) and clean recycled wood chips approximately ½-
inch to 1-inch in size and ½-inch thick for woody plants.  The mulch material may be sourced from 
non-invasive woody materials sourced from the land clearing activities.   

7.6.2 Plant Scheduling, Species, Size, and Spacing 

Plant installation should occur as close to conclusion of the redevelopment construction activities as 
possible to limit erosion and limit the temporal loss of function provided by the stream, wetlands, and 
associated buffers.  All planting should occur between September 1 and May 1 to ensure plants do not 
dry out after installation, or temporary irrigation measures may be necessary.   

7.6.3 Quality Control for Planting Plan 

All plant material shall be inspected by the qualified Project Scientist upon delivery.  Plant material 
not conforming to the specifications above will be rejected and replaced by the planting contractor. 
Rejected plant materials shall be immediately removed from the site. Under no circumstances shall 
container stock be handled by their trunks, stems, or tops.  

The landscape contractor shall provide the responsible Project Scientist with documentation of plant 
material that includes the supplying nursery contact information, plant species, plant quantities, and 
plant sizes. 

7.6.4 Product Handling, Delivery, and Storage 

All seed and fertilizer should be delivered in original, unopened, and undamaged containers showing 
weight, analysis, and name of manufacturer.  This material should be stored in a manner to prevent 
wetting and deterioration.  All precautions customary in good trade practice shall be taken in preparing 
plants for moving.  Workmanship that fails to meet industry standards will be rejected.  Plants will be 
packed, transported, and handled with care to ensure protection against injury and from drying out.  
If plants cannot be planted immediately upon delivery they should be protected with soil, wet peat 
moss, or in a manner acceptable to the responsible Project Scientist.  Plants, fertilizer, and mulch not 
installed immediately upon delivery shall be secured on the site to prevent theft or tampering.  No 
plant shall be bound with rope or wire in a manner that could damage or break the branches. Plants 
transported on open vehicles should be secured with a protective covering to prevent windburn. 
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7.6.5 Preparation and Installation of Plant Materials 

The planting contractor shall verify the location of all elements of the restoration and enhancement 
plan with the responsible Project Scientist prior to installation.  The responsible Project Scientist 
reserves the right to adjust the locations of landscape elements during the installation period as 
appropriate.  If obstructions are encountered that are not shown on the drawings, planting operations 
will cease until alternate plant locations have been selected by and/or approved by the Project 
Scientist. 

Circular plant pits with vertical sides will be excavated for all container stock.  The pits should be at 
least 1.5 times the width of the rootball, and the depth of the pit should accommodate the entire root 
system.  

Broken roots should be pruned with a sharp instrument and rootballs should be thoroughly soaked 
prior to installation.  Set plant material upright in the planting pit to proper grade and alignment.  
Water plants thoroughly midway through backfilling and add Agroform tablets.  Water pits again upon 
completion of backfilling.  No filling should occur around trunks or stems.  Do not use frozen or 
muddy mixtures for backfilling.  Form a ring of soil around the edge of each planting pit to retain 
water and install a 4- to 6-inch layer of mulch around the base of each container plant. 

7.6.6 Temporary Irrigation Specifications 

While the native species selected for restoration and enhancement actions are hardy and typically 
thrive in northwest conditions and the proposed actions are planned in areas with sufficient 
hydroperiods for the species selected, some individual plants might perish due to dry conditions.  
Therefore, irrigation or regular watering will be provided as necessary for the duration of the first two 
growing seasons, two times per week while the native plants become established.  Irrigation may be 
discontinued after two growing seasons if plants are well established.  The frequency and amount of 
irrigation will be dependent upon climatic conditions and may require more or less frequent watering 
than two times per week.  

7.6.7 Invasive Plant Control and Removal 

Invasive species onsite to be removed include Himalayan blackberry, reed canarygrass, and any listed 
noxious weeds or other invasive species.  These species can also be found nearby; therefore, to ensure 
these species do not expand following the restoration actions, invasive shrubs within the enhancement 
area will be pretreated with a root-killing herbicide approved for use in aquatic sites (e.g., Rodeo) a 
minimum of two weeks prior to being removed from the shoreline buffer.  The pre-treatment with 
herbicide should occur prior to all planned restoration and enhancement actions, and spot treatment 
of any surviving other invasive vegetation should be performed again each fall prior to leaf senescence 
for a minimum of three years.   

7.7 Maintenance & Monitoring Plan  

The Maintenance and Monitoring Plan is described below in accordance with RZC 21.64.010.P.1.  
The Applicant is committed to compliance with the buffer restoration and enhancement plan and 
overall success of the project.  As such, the Applicant will continue to maintain the project, keeping 
the site free from non-native invasive vegetation, trash, and waste. 



 

1001.0030 ð Orchard Hill 22 Soundview Consultants LLC 
Wetland and Fish & Wildlife Habitat Assessment Report  December 17, 2021 

The City of Redmond will require continued monitoring and maintenance to ensure the restoration 
and enhancement actions are successful.  Therefore, the project site will be monitored for a period of 
five years with formal inspections by a qualified Project Scientist.  Monitoring events will be scheduled 
at the time of construction, 30 days after planting, early in the growing season and the end of the 
growing season for Year 1, and annually in Years 2-5, in accordance with RZC 21.64.010.P.3.d. A 
closeout assessment will also be conducted in Year 5 to ensure the goals of the mitigation plan have 
been achieved.   

Monitoring will consist of percent cover measurements at permanent monitoring stations, walk-
through surveys to identify invasive species presence and dead or dying restoration plantings, 
photographs taken at fixed photo points, wildlife observations, and general qualitative habitat and 
wetland function observations.   

To determine percent cover, observed vegetation will be identified and recorded by species and an 
estimate of areal cover of dominant species within each sampling plots.  Circular sample plots, 
approximately 30 feet in diameter (706 square feet), are centered at each monitoring station.  The 
sample plots encompass the specified wetland areas and terminate at the observed wetland boundary.  
Trees and shrubs within each 30-foot diameter monitoring plot are then recorded to species and areal 
cover.  Herbaceous vegetation is sampled from a 10-foot diameter (78.5 square feet) within each 
monitoring plot, established at the same location as the center of each tree and shrub sample plot.  
Herbaceous vegetation within each monitoring plot is then recorded to species and includes an 
estimate of percent areal cover.  A list of observed tree, shrub, and herbaceous species including 
percent areal cover of each species and wetland indicator status is included within the monitoring 
report.  

7.8 Reporting  

Following each monitoring event, a brief monitoring report detailing the current ecological status of 
the buffer restoration and enhancement actions, measurement of performance standards, and 
management recommendations will be prepared and submitted to the City of Redmond within 90 
days of each monitoring event to ensure full compliance with the buffer restoration plan.  

7.9 Contingency Plan 

If monitoring results indicate that performance standards are not being met, it may be necessary to 
implement all or part of the contingency plan.  Careful attention to maintenance is essential in ensuring 
that problems do not arise.  Should any portion of the buffer enhancement area fail to meet the success 
criteria, a contingency plan will be developed and implemented with City approval.  Such plans are 
adaptive and should be prepared on a case-by-case basis to reflect the failed restoration characteristics.  
Contingency plans can include additional plant installation, erosion control, and plant substitutions 
including type, size, and location.  The Contingency measures outlined below can also be utilized in 
perpetuity to maintain the stream, wetlands, and buffers associated with the proposed project site.  

Contingency/maintenance activities may include, but are not limited to: 
 

1. Replacing plants lost to vandalism, drought, or disease, as necessary;  
2. Replacing any plant species with a 20 percent or greater mortality rate after 2 growing 

seasons with the same species or native species of similar form and function; 
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3. Irrigating the restoration areas only as necessary during dry weather if plants appear to 
be too dry, with a minimal quantity of water;  
4. Reseeding and/or repair of buffer areas as necessary if erosion or sedimentation 

occurs;  
5. Spot treat non-native invasive plant species; 
6. Removing all trash or undesirable debris from the buffer areas as necessary, and 
7.  Removing additional shrub species or girdling additional trees to ensure better light 

penetration 
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Chapter 8.  Closure 

The findings and conclusions documented in this report have been prepared for specific application 
to this project.  They have been developed in a manner consistent with that level of care and skill 
normally exercised by members of the environmental science profession currently practicing under 
similar conditions in the area.  Our work was also performed in accordance with the terms and 
conditions set forth in our proposal.  The conclusions and recommendations presented in this report 
are professional opinions based on an interpretation of information currently available to us and are 
made within the operation scope, budget, and schedule of this project.  No warranty, expressed or 
implied, is made.  In addition, changes in government codes, regulations, or laws may occur.  Due to 
such changes, our observations and conclusions applicable to this project may need to be revised 
wholly or in part. 

All wetland and stream boundaries identified by SVC are based on conditions present at the time of 
the site inspection and considered preliminary until the flagged boundaries are validated by the 
jurisdictional agencies.  Validation of the wetland and stream boundaries by the regulating agency 
provides a certification, usually written, that the wetland boundaries verified are the boundaries that 
will be regulated by the agencies until a specific date or until the regulations are modified.  Only the 
regulating agencies can provide this certification. 

As wetlands and drainages are dynamic communities affected by both natural and human activities, 
changes in wetland boundaries may be expected; therefore, wetland delineations cannot remain valid 
for an indefinite period of time.  Local agencies typically recognize the validity of wetland delineations 
for a period of five years after completion of a wetland delineation report.  Development activities on 
a site five years after the completion of this wetland delineation report may require revision of the 
wetland delineation.  In addition, changes in government codes, regulations, or laws may occur.  Due 
of such changes, our observations and conclusions applicable to this site may need to be revised wholly 
or in part. 
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Appendix A ñ Methods and Tools 

Table A-1.   Methods and tools used to prepare the report. 

Parameter Method or Tool Website Reference 

Wetland 
Delineation 

USACE 1987 
Wetland Delineation 

Manual 

http://el.erdc.usace.army.mil/e
lpubs/pdf/wlman87.pdf  

Environmental Laboratory. 1987.  Corps of 
Engineers Wetlands Delineation Manual.  Technical 
Report Y-87-1, US Army Engineer Waterways 
Experiment Station, Vicksburg, Mississippi. 

Regional Supplement 
to the Core of 
Engineers Wetland 
Delineation Manual: 
Western Mountains, 
Valleys, and Coast 

Region (Version 2.0) 

http://www.usace.army.mil/C
ECW/Documents/cecwo/reg
/west_mt_finalsupp.pdf  

U.S. Army Corps of Engineers. 2010. Regional 
Supplement to the Corps of Engineers Wetland 
Delineation Manual: Western Mountains, Valleys, 
and Coast Region (Version 2.0), ed. J. S. Wakeley, R. 
W. Lichvar, and C. V. Noble. ERDC/EL TR-10-3. 
Vicksburg, MS: U.S. Army Engineer Research and 

Development Center. 

Wetland 

Classification 

USFWS / Cowardin 

Classification System 

http://www.fws.gov/nwi/Pub
s_Reports/Class_Manual/class
_titlepg.htm 

 

https://www.fgdc.gov/standar
ds/projects/wetlands/nvcs-
2013  

Cowardin, L. M., V. Carter, F. C. Golet, E. T. 
LaRoe.  1979. Classification of wetlands and 
deepwater habitats of the United States.  
Government Printing Office, Washington, D.C. 

 

Federal Geographic Data Committee. 2013. 
Classification of Wetlands and Deepwater Habitats 
of the United States. FGDC-STD-004-2013. Second 
Edition. Wetlands Subcommittee, Federal 
Geographic Data Committee and U.S. Fish and 
Wildlife Service, Washington, DC. 

Hydrogeomorphic 
Classification 
(HGM) System 

http://el.erdc.usace.army.mil/
wetlands/pdfs/wrpde4.pdf 

Brinson, M. M. (1993). òA hydrogeomorphic 
classification for wetlands,ó Technical Report WRP-
DE-4, U.S. Army Engineer Waterways Experiment 

Station, Vicksburg, MS. 

Wetland Rating City of Redmond 

Code 

http://online.encodeplus.com/
regs/redmond-wa/doc-
viewer.aspx#secid-1046 

Hruby , T. 2014.  Washington State wetland rating system 
for western Washington ð Revised.  Washington State 
Department of Ecology Publication # 04-06-029. 

Wetland 

Indicator Status  

2014 National 

Wetland Plant List http://wetland_plants.usace.ar
my.mil/ 

Lichvar, R.W., D.L. Banks, W.N. Kirchner, and N.C. 
Melvin. 2016. The National Wetland Plant List: 2016 
wetland ratings. Phytoneuron 2016-30: 1-17. 

Published 28 April 2016. ISSN 2153 733X 

Stream 

Classification 

Department of 
Natural Resources 
(DNR) Water 
Typing System 

Forest Practices Water 
Typing:  
http://www.stage.dnr.wa.gov/f
orestpractices/watertyping/ 

Washington Administrative Code (WAC) 222-16-

030. DNR Water typing system.  

Plant Names USDA Plant 
Database 

http://plants.usda.gov/ Website  

Soils Data NRCS Soil Survey http://websoilsurvey.nrcs.usda.
gov/app/WebSoilSurvey.aspx 

 

Website GIS data based upon: 

Snyder, Dale E., Philip S. Gale, and Russell F. 
Pringle. 1973. Soil Survey of King County Area, 
Washington. Soil Conservation Service United States 
Department of Agriculture, Soil Conservation 
Service, in cooperation with the Washington 
Agricultural Experiment Station. Natural Resource 
Conservation Service. 

Hydric Soils 
Data 

King County Hydric 
Soils List 

http://soils.usda.gov/use/hydr
ic/  

NRCS. 2001.  Hydric Soils List: King County, 
Washington.  U.S. Department of Agriculture.  

Washington D.C. 

http://el.erdc.usace.army.mil/elpubs/pdf/wlman87.pdf
http://el.erdc.usace.army.mil/elpubs/pdf/wlman87.pdf
http://www.fws.gov/nwi/Pubs_Reports/Class_Manual/class_titlepg.htm
http://www.fws.gov/nwi/Pubs_Reports/Class_Manual/class_titlepg.htm
http://www.fws.gov/nwi/Pubs_Reports/Class_Manual/class_titlepg.htm
https://www.fgdc.gov/standards/projects/wetlands/nvcs-2013
https://www.fgdc.gov/standards/projects/wetlands/nvcs-2013
https://www.fgdc.gov/standards/projects/wetlands/nvcs-2013
http://el.erdc.usace.army.mil/wetlands/pdfs/wrpde4.pdf
http://el.erdc.usace.army.mil/wetlands/pdfs/wrpde4.pdf
http://www.stage.dnr.wa.gov/forestpractices/watertyping/
http://www.stage.dnr.wa.gov/forestpractices/watertyping/
http://plants.usda.gov/
http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx
http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx
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Parameter Method or Tool Website Reference 

Threatened and 
Endangered 
Species 

 

Washington Natural 
Heritage Program 

http://data-
wadnr.opendata.arcgis.com/dat
asets/wnhp-current-element-

occurrences 

Washington Natural Heritage Program.  
Endangered, threatened, and sensitive plants of 
Washington.  Washington State Department of 
Natural Resources, Washington Natural Heritage 
Program, Olympia, WA 

Washington Priority 
Habitats and Species 

 

http://wdfw.wa.gov/hab/phsp
age.htm 

Priority Habitats and Species (PHS) Program 
(Data requested on 05/ 07/ 21).  Map of priority 
habitats and species in project vicinity.  WDFW.  

USFWS species lists 
by County 

http://www.fws.gov/westwaf
wo/se/SE_List/endangered_S

pecies.asp 

 

Website 

WDFW GIS Data http://wdfw.wa.gov/mapping/
salmonscape/  

Website 

Report 
Preparation 

City of Redmond 
Zoning Code (RZC) 

http://online.encodeplus.com/
regs/redmond-wa/doc-
viewer.aspx#secid-1046 

RZC Title 21.64 ð Critical Areas Regulations. 

 

http://wdfw.wa.gov/hab/phspage.htm
http://wdfw.wa.gov/hab/phspage.htm
http://www.fws.gov/westwafwo/se/SE_List/endangered_Species.asp
http://www.fws.gov/westwafwo/se/SE_List/endangered_Species.asp
http://www.fws.gov/westwafwo/se/SE_List/endangered_Species.asp
http://wdfw.wa.gov/mapping/salmonscape/
http://wdfw.wa.gov/mapping/salmonscape/
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Appendix B ñ Background Information 

This Appendix includes a USFWS NWI map (B1); King County Wetland and Stream Inventory Map 
(B2); King County Topographic Map (B3); NRCS Soil Survey map (B4); WDFW SalmonScape Map 
(B5); WDFW PHS Map (B6); and DNR Stream Typing Map (B7). 
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Appendix B1.  USFWS NWI Map 
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